
DIVISION OF CEMETERIES 
STATE OF NEW YORK 
DEPARTMENT OF STATE 
S T A T E  O F F I C E  B U I L D I N G  
44  H A W L E Y  S T R E E T  
BINGHAMTON, NY 13901 
TELEPHONE: (607) 721-8756                
FAX: (607) 721-8753  
WWW.DOS.NY.GOV  
 
 

 

KATHY HOCHUL 
GOVERNOR 

CEMETERY BOARD 
RO B E R T  J .  RO D R I G U E Z  

SECRETARY OF STATE 
CHAIR 

LETITIA JAMES 
ATTORNEY GENERAL 

JAMES V. MCDONALD, M.D., M.P.H. 
COMMISSIONER OF HEALTH 
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FROM: Michael Seelman, Investigator II 
 
SUBJECT: Waterville Cemetery Association, #33-068 
 
RE: Application for Approval to Purchase Land and Cemetery Renovation 
 
DATE: December 27, 2023 
 
Exhibits 
 

A) Report from Assistant Director Young 
B) Application letter from Waterville Cemetery Association  
C) MJ’s Contracting Estimate 
D) Appraisal from Allen Appraisal Service for $20,000 
E) Map of parcel  

 
Introduction and Recommendation 
 
 I received an application (Exhibit B) from the Waterville Cemetery Association of the 
Village of Waterville, Oneida County, for approval to purchase a 14,300 square foot parcel of 
land abutting the cemetery to the west. Upon purchase, the dilapidated house will be 
demolished, and the land will be readied for interments. The sale price is $20,000, the appraisal 
cost $500, and the demolition cost will be $41,200, all will be paid from the general fund of the 
cemetery. 
 I recommend approval of this transaction. 
 
The Cemetery 
 The Waterville Cemetery is a 7-acre rural cemetery, set in the village of Waterville, 
Oneida County.  It is surrounded by residences, with the exception of the main entrance on 
Burrell Avenue and a secondary entrance at the rear of the cemetery on Babbott Avenue. The 
cemetery states that they have two acres remaining for grave sales but that some of that 
acreage is unusable due to steep terrain and marshy conditions.  
 
 The cemetery averaged 3.7 grave sales per year between 2019 and 2022.  The majority 
of the cemetery’s income comes from cremation.  The cemetery has a historic stone crematory 
building that houses a cremation retort, as well as a second modern building that contains two 
more retorts. They completed 1407 cremations in 2022 and are on track to complete 2500 
cremations in 2023.  This sudden drastic increase in cremations is the result of the closing of 
nearby Chenango Valley Cremations in early 2023.  While the number of cremations is likely to 
decrease if Chenango Valley Cremation reopens, the rate of cremation will likely continue its 
increase.  



 
 

 
 
 
The Parcel 
 
 The parcel to be purchased is an approximately one-third acre residential village lot 
located at 112 Burrel Avenue.  It contains a dilapidated house which is in full view of the 
cemetery entrance and some mature trees.  The property abuts the cemetery to the south and 
east, with the newer crematory building located directly behind the parcel.  The cemetery wishes 
to purchase this property, raze the house, and fill in the area to be used as a green space in the 
near term and for cremation burials in the future.  The cemetery has requested approval of a 
Cemetery Alteration to demolish the building and provided an estimate for the work (Exhibit C).  
The cemetery association has obtained an appraisal for the parcel, (Exhibit D) which is 
attached.  Allen Appraisal Service of Whitesboro, New York values the parcel at $20,000 on 
October 30, 2023. The presence of this building next to the cemetery entrance detracts from the 
cemetery and its removal will be an improvement.   
 
Cemetery Alteration 
  
Compliance with NYCRR 201.16 
 
Whether the alteration will result in or avoid the destruction, damage to, modification or 
interference with existing graves, markers, crypts, mausoleums, roadways and pathways. 
 The demolition will not interfere with existing graves, markers, crypts, roadways or 
pathways. 
 
The location, design and duration of the major alteration. 
 The location of the demolition will be 112 Burrell St., it will take approximately 30 days 
and will be permanent. 
 
The financial impact on the applicant. 
 The cost of the cemetery alteration is estimated to be $39,200. For further information 
please reference Assistant Director Young’s memorandum. 
 
Whether the alteration will interfere with the lots or the interest of lot owners. 
 It will not interfere with the lots or interest of lot owners. 
 
Whether the alteration will be appropriate for cemetery purposes. 
 The alteration is entirely appropriate for cemetery purposes. 
 
Whether the alteration will have an impact on the surrounding community. 
 The demolition of this distressed building is not expected to have a negative impact on 
the community. 
 
Whether the alteration will have the potential to adversely affect the public health and safety, the 
environment or natural resources. 
 The project will not adversely affect the public health and safety. 
 
The degree to which measures will be taken to minimize or eliminate these impacts. 
 N/A 
 
Required Permits 
 Village of Waterville demolition permit will be sought after approval. 
 
 



 
 

 
 
Recommendation 
 
 Waterville Cemetery has demonstrated that this transaction will be beneficial to the 
cemetery as it will control the land directly next to the cemetery entrance and a distressed 
building will be removed.  I recommend that this application be approved.  
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TO:  NEW YORK STATE CEMETERY BOARD 
 
FROM:  ALICIA YOUNG, ASSISTANT DIRECTOR 
  

 CC:  LEWIS POLISHOOK, DIRECTOR, DIVISION OF CEMETERIES 
 
 SUBJECT:  WATERVILLE CEMETERY ASSOCATION, NO. 33-068 
 
 RE:  THE PURCHASE OF REAL PROPERTY AND DEMOLITION OF HOUSE 

 
DATE:  DECEMBER 27, 2023 
 

Exhibits: 
 
1. 33-068 - Waterville CA – AY Corrections 
2. Schedule B 
Purpose: 
 
Waterville Cemetery Association Inc. (the cemetery), located in the Town of Sangerfield, Oneida 
County, submitted an application seeking approval to purchase a house at 112 Berrill Ave., 
Waterville, NY from a private seller for a base price of $20,000. The house sits on a 130’ X 110” 
lot adjacent to the entrance of the cemetery. The cemetery obtained one appraisal for $20,000.  
The cemetery considers the house an eyesore and would like to convert the property to 
greenspace with the potential to create additional burial space in the future. The purchase will 
be funded by its General Fund.  
 
Background: 
 
The cemetery sits on seven acres with two acres of remaining, some of which is not suitable for 
burials. The cemetery also has a crematory which provides the bulk of operating income for the 
cemetery.  
 
Annual Operations: 
 
The Division reviewed the cemetery’s 12/31/19-12/31/22 annual reports and the four-year 
comparison of income and expenses and fund balances (Schedule A) submitted with the 
application. There were some small addition errors on the forms and a fund transfer 
mischaracterized as an expense. The corrected numbers can be found in exhibit 1.  
 
The cemetery did not submit a schedule B as they are not intending to use the land for burials in 
the near future.  However, I prepared a schedule B using the average lot sales for four years 
and the current grave price. Based upon this calculation it would take many years to sell out and 
would not be a money maker at today’s sales pace and lot price, but this project is being 
undertaken for aesthetic reasons, not financial.    
 



 

2 

For the four-year period reviewed, the cemetery’s operating income increased by 62% while 
expenses only increased by 39%. Thanks to crematory operations, the cemetery consistently 
operates at a surplus.  
 
Average Operating Income and Expenses, 2019-2022*: 

Income/Receipts     $446,222.23 
Expenses/Disbursements   ($351,782.33) 
Surplus/(Loss)      $   94,439.90 

           *per annual reports, Schedule A and corrected numbers as prepared by AY on Exhibit 1 
 
Division Audits: 
 
The Division conducted a field examination at this cemetery in 2019 and found no issues with 
the finances of the cemetery. The cemetery is in compliance with Division filing requirements.  
 
Assets as of 12/31/2022: 
per Schedule A     

General Fund              $640,363.78   
Permanent Maintenance Fund    $34,064.93     
Total      $674,428.71    

 
Financial Details: 
 
The cemetery will fund this project using General Funds. The cemetery provided a copy of the 
appraisal valuing the land and structure at $20,000. A deposit of $1,000 is due at contract 
signing, the balance due at closing. 
 
The property includes a condemned two-family home. The cemetery intends to demolish and 
haul away the structure.  
 
Projected Costs: 

  
  $20,000 Cost of the property with house 
  $41,200 Demolition of the house and removal of the debris 
  $     500 Appraisal 
  $61,700 Project Total 
 
 Related Party: 

 
The cemetery indicated there are no related party transactions in this project.  
 
Recommendation/Conclusion: 
 
The cemetery seeks to remove an eyesore and potential hazard to the cemetery, crematory and lot 
owners.  The project cost represents 10% of the general fund balance as of 12/318/22. There will be 
no significant financial impact on the cemetery or crematory’s operations undertaking this project. 
Therefore, I recommend approval.  



EXHIBIT 1 

 

 

 

 

 

 

 

EXHIBIT 1 



33068 - Waterville CA - AY Corrections
Income 2019 2020 2021 2022

Grave Sales $2,000.00 $3,500.00 $1,000.00 $1,000.00

Intermen fees $1,850.00 $3,750.00 $2,300.00 $2,600.00

Dividends and interest $1,534.25 $1,499.50 $949.76 $1,030.25

Donations $200.00 $0.00 $0.00 $0.00

Cremations $300,750.00 $418,550.00 $523,700.00 $473,550.00

Other $1,710.36 $24,707.30 $18,707.49 4 year increase Average

Total $306,334.25 $429,009.86 $552,657.06 $496,887.74 62.20% $446,222.23

Expenses

EE Wages $98,765.52 $91,087.62 $122,475.36 $140,952.45

Independent contractor $0.00 $1,440.00 $375.00 $400.00

Officer Salaries $4,484.64 $4,559.64 $4,989.00 $5,677.20

Supplies and repairs $31,179.63 $56,933.22 $60,014.05 $48,762.14

Equipment $30,407.95 $86,205.75 $417.18 $4,019.63

Insurance $6,379.60 $5,284.25 $5,783.02 $5,994.68

Workers Comp $5,704.20 $7,041.27 $5,315.79 $1,541.05

CC insurance $0.00 $41.00 $389.00 $0.00

V&A Fees $6,865.00 $6,807.00 $9,506.00 $12,258.00

Other $97,459.03 $104,768.68 $162,069.27 $170,776.51

Total $281,245.57 $364,168.43 $371,333.67 $390,381.66 38.80% $351,782.33

Operating Surplus (Loss) $25,088.68 $64,841.43 $181,323.39 $106,506.08 324.52% $94,439.90

project cost % of GF

General Fund $640,363.78 $61,700.00 10%

PM $34,064.93

$674,428.71
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Department of State 
DIVISION OF CEMETERIES 

One Commerce Plaza
99 Washington Avenue 
Albany, NY 12231-0001 

 Telephone: (518) 474-6226 
www.dos.ny.gov

SCHEDULE B – MAUSOLEUM/COLUMBARIUM/ LAWN CRYPT/NEW SECTION  
        RETURN ON INVESTMENT 

   Cemetery Name   New York State Cemetery Five Digit ID Number  

TYPE OF APPLICATION      MAUSOLEUM         COLUMBARIUM       LAWN CRYPT       
 Check all that apply FULL BODY BURIAL SPACES CREMAINS BURIAL SPACES

ANNUAL GROSS REVENUE 
Number of Spaces Average Price Annual Gross Revenue 
Per Year* per Space  

Crypts 

Niches  

Lawn Crypts 

Full Body Burial Spaces 

Cremains Burial Spaces 

Totals  
*Provide a reasonable estimate of annual sales

TOTAL GROSS REVENUE ON ALL INVENTORY SOLD  
Total Number Average Price Gross Revenue** 
of Spaces per Space 

Crypts 

Niches 

Lawn Crypts 

Full Body Burial Spaces 

Cremains Burial Spaces 

Totals  
**For purposes of this calculation, we assume the final 10 percent of spaces will not sell. 

Consequently, Gross Revenue represents sales of 90 percent of spaces multiplied by average cost.  

ESTIMATED YEARS UNTIL PROJECT SELLS OUT 
Number of Years Number of Years 

Crypts     Full Body Burial Spaces 

Niches     Cremains Burial Spaces 

Lawn Crypts 

EXPENSES 
Development and construction costs  
(include contractors, professional fees, setup and delivery, permitting, etc.) 

Permanent Maintenance Allocation (minimum of 10 percent of Gross Revenue)***  

Total Selling Expenses 

Loan Interest Expenses 
Other (specify) 

Total Expenses

NET REVENUE  

***Most cemeteries allocate 10 percent of gross revenue from lot sales to Preventive Maintenance. 
     Some cemeteries allocate a higher percentage; those that do must use that higher percentage. 

DOS-2133-f (02/21) 











































 EXHIBIT B





1. The cemetery name, number, date of the application, and contact person; 
2. A description of the transaction, including: 

a. A description of the land to be purchased, include any structures 
b. The purchase price; 
c. Expenses the cemetery will have to pay in connection with the transaction; 
d. The land’s current use and status (cleared, forested, etc.); 
e. How much other land, broken down by developed – sold, developed – unsold, 

and undeveloped, the cemetery has available for sale; 
f. Why the purchase is in the cemetery’s best interests, including why it needs 

more land and why this particular parcel; 
g. Whether the transaction involves any related parties;  
h. The current zoning of the property and whether that current zoning allows for 

cemetery use; if it does not, and the cemetery intends to use the parcel for 
burials, a description of the process for changing its zoning and the estimated 
cost of seeking approval for that change; 

i. Any contingencies (other than Cemetery Board approval);  
j. A calculation of anticipated revenue from the land to be purchased, and a 

statement of the basis for that calculation (past sales, discussions with local 
funeral directors, etc.); please use the Department’s form called Mausoleum/ 
Columbarium/ Lawn Crypt/ New Section Return on Investment and treat the 
newly-acquired land as a new section;  
https://dos.ny.gov/system/files/documents/2021/10/schedule-b-2133-f.pdf; and 

k. The identity of the seller.  
3. Minutes or resolution of board or lot owners approving the purchase and addressing any 

related party transactions. 
4. Draft purchase agreement. 
5. A map of the cemetery that also shows the land to be purchased. 
6. For cemeteries that file Form 990 or Form 990-EZ with the Internal Revenue Service, a 

complete copy of the most recent filing with the IRS. 
7. Schedule A: summary detailing the last four years of income and expenses and fund 

balances as reported on your annual report; use the form found at 
https://dos.ny.gov/cemetery-operators#forms 

8. If the purchase involves a “related party,” Schedule C:  Related Party Transactions, 
found at https:/w/dos.ny.gov/cemetery-operators#forms.  A related party is an officer, 
director, or key person of the cemetery or their relatives, or entities of which these 
people own a specific percentage. For purposes of applications, entities affiliated with 
cemeteries (such as funeral entities for grandfathered standalone crematories) are 
related parties. For more information, please see the New York State Office of the 
Attorney General's guide to Conflict of Interest Policies available at: 
https://www.charitiesnys.com/pdfs/Charities_Conflict_of_Interest.pdf 

9. Two appraisals; if the land to be sold is vacant, the appraisals should be prepared using 
the sales comparison approach and treat the parcel as vacant land.  If the purchase 
price is $50,000 or less, the cemetery must provide only one appraisal. 

10. If the property will produce income from the cemetery other than via sales of graves, 
niches, etc., describe the nature of the income and provide an estimate of annual 
income. 

https://dos.ny.gov/system/files/documents/2021/10/schedule-b-2133-f.pdf
https://dos.ny.gov/cemetery-operators#forms
https://dos.ny.gov/cemetery-operators#forms
https://www.charitiesnys.com/pdfs/Charities_Conflict_of_Interest.pdf


11. The source of funding and/or financing along with a written agreement and payment 
terms for any loans (if the source is a loan from the cemetery’s permanent maintenance 
fund, you must submit a separate application concerning that proposed loan, 
https://dos.ny.gov/system/files/documents/2021/10/2126-f-pm-loan.pdf), including 
lender, interest rate, and payment terms. 

12. An estimate on the increase in operating costs to develop the land if applicable and 
provide annual care and maintenance. 

https://dos.ny.gov/system/files/documents/2021/10/2126-f-pm-loan.pdf
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File No.

APPRAISAL OF

LOCATED AT:

FOR:

BORROWER:

AS OF:

BY:

J49

David Allen

October 30, 2023

N/A

N/A

Waterville, NY  13480

112 Berrill Ave

Vacant Land

214 Oriskany Blvd, Whitesboro, NY 13492



File No.

File Number:

In accordance with your request, I have appraised the real property at:

The purpose of this appraisal is to develop an opinion of the market value of the subject property, as vacant.
The property r ights appraised are the fee simple interest in the site.

In my opinion, the market value of the property as of i s :

The at tached repor t  conta ins the descr ip t ion,  analys is  and suppor t ive data for  the conclus ions,
f inal  opinion of  value, descr ipt ive photographs, l imi t ing condi t ions and appropr iate cert i f icat ions.

J49

D.B.A

David Allen

NYS Certified Residential Real Estate Appraiser

David Allen

Sincerely,

Twenty Thousand  Dollars

$20,000

October 30, 2023

Waterville, NY  13480

112 Berrill Ave

J49

N/A

N/A

214 Oriskany Blvd, Whitesboro, NY 13492



File No.LAND APPRAISAL REPORT
Property Address Census Tract

City County State Zip Code

Legal Description

Owner/Occupant Map Reference

Sale Price $ Date of Sale

Loan charges/concessions to be paid by seller $

R.E. Taxes $ Tax Year HOA $/Mo.

Lender/Client

LENDER DISCRETIONARY USE

Sale Price $

Date

Mortgage Amount $

Mortgage Type

Discount Points and Other Concessions

Paid by Seller $

Source

Property Rights Appraised

Fee Simple

Leashold

Condominium (HUD/VA)

PUD

S
U

B
J

E
C

T

LOCATION Urban Suburban Rural

BUILT UP Over 75% 25-75% Under 25%

GROWTH RATE Rapid Stable Slow

PROPERTY VALUES Increasing Stable Declining

DEMAND/SUPPLY Shortage In Balance Over Supply

MARKETING TIME Under 3 Mos. 3-6 Mos. Over 6 Mos.

PRESENT LAND USE %

Single Family

2-4 Family

Multi-Family

Commercial

Industrial

Vacant

LAND USE CHANGE

Not Likely

Likely

In process

To:

PREDOMINANT

OCCUPANCY

Owner

Tenant

Vacant (0-5%)

Vacant (over 5%)

SINGLE FAMILY HOUSING

PRICE AGE

$(000) (yrs)

Low

High

Predominant

-

NEIGHBORHOOD ANALYSIS Good Avg. Fair Poor

Employment Stability

Convenience to Employment

Convenience to Shopping

Convenience to Schools

Adequacy of Public Transportation

Recreation Facilities

Adequacy of Facilities

Property Compatibility

Protection from Detrimental Cond.

Police & Fire Protection

General Appearance of Properties

Appeal to Market

Note: Race or the racial composition of the neighborhood are not considered reliable appraisal factors. COMMENTS:

N
E

IG
H

B
O

R
H

O
O

D

Dimensions

Site Area Corner Lot

Zoning Classification Zoning Compliance

HIGHEST & BEST USE: Present Use Other Use

UTILITIES Public Other

Electricity

Gas

Water

Sanitary Sewer

Storm Sewer

SITE IMPROVEMENTS Type Public Private

Street

Curb/Gutter

Sidewalk

Street Lights

Alley

Topography

Size

Shape

Drainage

View

Landscaping

Driveway

Apparent Easements

FEMA Flood Hazard Yes* No

FEMA* Map/Zone

Comments (Apparent adverse easements, encroachments, special assessments, slide areas, etc.):

S
IT

E

T h e  u n d e r s i g n e d  h a s  r e c i t e d  t h r e e  r e c e n t  s a l e s  o f  p r o p e r t i e s  m o s t  s i m i l i a r  a n d  p r o x i m a t e  t o  s u b j e c t  a n d  h a s  c o n s i d e r e d  t h e s e  i n  t h e  m a r k e t  a n a l y s i s .   T h e  d e s c r i p t i o n  i n c l u d e s  a  d o l l a r
a d j u s t m e n t ,  r e f l e c t i n g  m a r k e t  r e a c t i o n  t o  t h o s e  i t e m s  o f  s i g n i f i c a n t  v a r i a t i o n  b e t w e e n  t h e  s u b j e c t  a n d  c o m p a r a b l e  p r o p e r t i e s .   I f  a  s i g n i f i c a n t  i t e m  i n  t h e  c o m p a r a b l e  p r o p e r t y  i s  s u p e r i o r

t o ,  o r  m o r e  f a v o r a b l e  t h a n ,  t h e  s u b j e c t  p r o p e r t y ,  a  m i n u s  ( - )  a d j u s t m e n t  i s  m a d e ,  t h u s  r e d u c i n g  t h e  i n d i c a t e d  v a l u e  o f  s u b j e c t ;  i f  a  s i g n i f i c a n t  i t e m  i n  t h e  c o m p a r a b l e  i s  i n f e r i o r  t o ,
o r  l e s s  f a v o r a b l e  t h a n ,  t h e  s u b j e c t  p r o p e r t y ,  a  p l u s  ( + )  a d j u s t m e n t  i s  m a d e ,  t h u s  i n c r e a s i n g  t h e  i n d i c a t e d  v a l u e  o f  t h e  s u b j e c t .

ITEM

Address

Proximity to Subject

Sales Price

Price/

Data Source

VALUE ADJUSTMENTS

Sales or Financing

Concessions

Date of Sale/Time

Location

Site/View

Net Adj. (total)

Indicated Value

of Subject

SUBJECT

$

$

DESCRIPTION

COMPARABLE NO. 1

$

$

DESCRIPTION +(-)$ Adjustment

+ - $

Gross:

Net: $

COMPARABLE NO. 2

$

$

DESCRIPTION +(-)$ Adjustment

+ - $

Gross:

Net: $

COMPARABLE NO. 3

$

$

DESCRIPTION +(-)$ Adjustment

+ - $

Gross:

Net: $

Comments of Sales Comparison:

S
A

L
E

S
 C

O
M

P
A

R
IS

O
N

 A
N

A
L

Y
S

IS

Comments and Conditions of Appraisal:

Final Reconciliation:

I (WE) ESTIMATE THE MARKET VALUE, AS DEFINED, OF THE SUBJECT PROPERTY AS OF to be $

I (We) certify:  that to the best of my (our) knowledge and belief, the facts and data used herein are true and correct; that I (we) personally inspected the subject property

and inspected all comparable sales cited in this report; and that I (we) have no undisclosed interest, present or prospective therein.

Appraiser(s) Review Appraiser Did Did Not
(if applicable) Inspect Property

R
E

C
O

N
C

IL
IA

T
IO

N

Proprietary Land Form 04/88 Produced using ACI software, 800.234.8727 www.aciweb.com

J49

X

N/A

02023N/A

MSA 46540Kevin Bowen

Deed Book 2015 pg 3436

13480NYOneidaWaterville

0257.00112 Berrill Ave

The subject property is located in the 

Village of Waterville (Sangerfield) in a neighborhood of one and multi family uses.  No adverse neighborhood conditions which might 

affect the subject's marketability were noted at the time of the inspection.

X

X

X

X

X

X

X

X

X

X

X

X

85

250

1

135

500

60

X

X

More one 

family development

X

51%

0%

5

2

2

40

X

X

X

X

X

X

X

X

None Known

Stone/Asphalt

Limited

Average

Appears Adequate

Rectangular

14300 sf

Sloping

None

XYes

XConcrete

None

XAsphalt

X

X

X

VacantCondemned 1 Family

Yes01

No14300 Sq.Ft.

130 x 110

Condemned One FamilyBuildings

SlopingTopography

Water, Sewer, ElecPublic Utilities

14300 sf

Suburban

Waterville, NY 13480

112 Berrill Ave

16,00014.3%

42.9%

2,000X

Gutted One Family

Sloping

+4,000Electric

-2,00040075 sf

Suburban

s03/23;c01/23

CASH 0

ArmsLth

GSAR#S1451170;DOM 20

14000

14,000

9.83 miles NW

Clinton, NY 13323

4375 Saunders Rd

23,500-27.7%

40.0%

9,000X

-10,000Distressed One Family

-1,000Flat and level

+2,000Water, Electric

6534 sf

Suburban

s06/23;c04/23

CASH 0

ArmsLth

OD137159;DOM 142

32500

32,500

10.18 miles SE

W Winfield, NY 13491

412 Curtis Ave

18,000-10.0%

50.0%

2,000X

-5,000Distressed One Family

Sloping

+4,000Electric

-1,00019166 sf

Suburban

s01/23;c11/22

CASH 0

ArmsLth

GSAR#S1439381;DOM 27

20000

20,000

14.98 miles SW

Eaton,NY 13334

5142 Parsonage Rd

All comparables are similarly located as the subject, however, comparables #2 and 3 are superior to the 

subject and appraiser adjusted accordingly based upon the overall condition of the buildings.

David Allen

20,00010/30/2023

See Attached Addendum.

See Attached Addendum.

Allen Appraisal Service



ADDENDUM

Borrower: N/A File No.: J49

Property Address: 112 Berrill Ave Case No.:

City: Waterville State: NY Zip: 13480

Lender: N/A

Addendum Page 1 of 1

Comments on Sales Comparison
All comparables are good indicators of market value.  Comparables #1,2,3 were given equal weight in final analysis.  
Comparables are the best available in the last 12 months.  Recent sales similar to the subject, both in the neighborhood and
general market area have been limited.  The sales used are the most recent sales similar in terms of location, design, age,
utility, etc.   Property values are currently stable.   Condition adjustments determined by MLS data and exterior view.  The
comparables sales selected are locationally, physically and functionally the most similar to the subject property to determine
final value.

Condition of Appraisal Comments
It should be noted that the subject is a condemned one family home and was unsafe to enter.  Therefore, appraiser viewed
the exterior only and the interior through the windows only.  The appraiser was requested to appraise the property for land
value only.

Final Reconciliation
For final estimate, primary emphasis was placed in the market approach which is supported by the cost approach.  Income
approach was not considered due to limited sales of single family homes.

Extra Comments
The intended user of this appraisal report is the Lender/Client.  The intended use is to evaluate the property that is the
subject of this appraisal for a mortgage finance transaction, subject to the stated scope of work, purpose of the appraisal,
reporting requirement of the appraisal report form, and definition of market value.  No additional intended users are
indentified by the appraiser.  

I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this
report within the three year period immediately preceding acceptance of this agreement.

Exposure time is a retrospective opinion based on an analysis of past events assuming a competitive and open market.
A reasonable exposure time for the subject property is 90 days.

All adjustments are based on market, not cost.

The appraisal is based upon real estate property only and no personal items were considered in the final value of the
property.



File No.

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open market

under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming the price is not

affected by undue stimulus.  Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from

seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both parties are well informed or well advised,

and each acting in what he considers his own best interest; (3) a reasonable time is allowed for exposure in the open market; (4) payment

is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and (5) the price represents the normal

consideration for the property sold unaffected by special or creative financing or sales concessions* granted by anyone associated with the

sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions.  No adjustments are necessary for

those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are readily identifiable since the

seller pays these costs in virtually all sales transactions.  Special or creative financing adjustments can be made to the comparable property

by comparisons to financing terms offered by a third party institutional lender that is not already involved in the property or transaction.  Any

adjustment should not be calculated on a mechanical dollar for dollar cost of the financing or concession but the dollar amount of any

adjustment should approximate the market's reaction to the financing or concessions based on the Appraiser's judgment.

STATEMENT OF LIMITING CONDITIONS AND APPRAISER'S CERTIFICATION

CONTINGENT AND LIMITING CONDITIONS: The appraiser's certification that appears in the appraisal report is subject to the

following conditions:

1.  The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title to it.  The

appraiser assumes that the title is good and marketable and, therefore, will not render any opinions about the title.  The property is appraised

on the basis of it being under responsible ownership.

2.  The appraiser has provided a sketch in the appraisal report to show approximate dimensions of the improvements and the sketch is

included only to assist the reader of the report in visualizing the property and understanding the appraiser's determination of its size.

3.  The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency (or other data

sources) and has noted in the appraisal report whether the subject site is located in an identified Special Flood Hazard Area.  Because the

appraiser is not a surveyor, he or she makes no guarantees, express or implied, regarding this determination.

4.  The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question, unless specific

arrangements to do so have been made beforehand.

5.  The appraiser has estimated the value of the land in the cost approach at its highest and best use and the improvements at their

contributory value.  These separate valuations of the land and improvements must not be used in conjunction with any other appraisal and

are invalid if they are so used.

6.  The appraiser has noted in the appraisal report any adverse conditions (such as, needed repairs, depreciation, the presence of hazardous

wastes, toxic substances, etc. ) observed during the inspection of the subject property or that he or she became aware of during the normal

research involved in performing the appraisal.  Unless otherwise stated in the appraisal report, the appraiser has no knowledge of any hidden

or unapparent condit ions of the property or adverse environmental condit ions (including the presence of hazardous wastes, toxic

substances, etc. ) that would make the property more or less valuable, and has assumed that there are no such conditions and makes no

guarantees or warranties, express or implied, regarding the condition of the property.  The appraiser will not be responsible for any such

conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.  Because the

appraiser is not an expert in the field of environmental hazards, the appraisal report must not be considered as an environmental assessment

of the property.

7.  The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or she

considers to be reliable and believes them to be true and correct.  The appraiser does not assume responsibility for the accuracy of such

items that were furnished by other parties.

8.  The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional

Appraisal Practice.

9.  The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory completion,

repairs, or alterations on the assumption that completion of the improvements will be performed in a workmanlike manner.

10.  The appraiser must provide his or her prior written consent before the lender/client specified in the appraisal report can distribute the

appraisal report (including conclusions about the property value, the appraiser's identity and professional designations, and references to

any professional appraisal organizations or the firm with which the appraiser is associated ) to anyone other than the borrower; the

mortgagee or its successors and assigns; the mortgage insurer; consultants; professional appraisal organizations; any state or federally

approved financial institution; or any department, agency, or instrumentality of the United States or any state or the District of Columbia;

except that the lender/client may distribute the property description section of the report only to data collection or reporting service(s)

without having to obtain the appraiser's prior written consent.  The appraiser's written consent and approval must also be obtained before

the appraisal can be conveyed by anyone to the public through advertising, public relations, news, sales, or other media.

Vacant Land Page 1 of 2

J49
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APPRAISERS CERTIFICATION: The Appraiser certifies and agrees that:

1.  I have researched the subject market area and have selected a minimum of three recent sales of properties most similar and proximate

to the subject property for consideration in the sales comparison analysis and have made a dollar adjustment when appropriate to reflect the
market reaction to those items of significant variation.  If a significant item in a comparable property is superior to , or more favorable than,

the subject property, I have made a negative adjustment to reduce the adjusted sales price of the comparable and, if a significant item in a
comparable property is inferior to, or less favorable than the subject property, I have made a positive adjustment to increase the adjusted

sales price of the comparable.

2.  I have taken into consideration the factors that have an impact on value in my development of the estimate of market value in the
appraisal report.  I have not knowingly withheld any significant information from the appraisal report and I believe, to the best of my

knowledge, that all statements and information in the appraisal report are true and correct.

3.  I stated in the appraisal report only my own personal, unbiased, and professional analysis, opinions, and conclusions, which are subject
only to the contingent and Limiting Conditions specified in this form.

4.  I have no present or prospective interest in the property that is the subject to this report, and I have no present or prospective personal

interest or bias with respect to the participants in the transaction.  I did not base, either partially or completely, my analysis and/or the
estimate of market value in the appraisal report  on the race, color, religion, sex, handicap, familial status, or national origin of either the

prospective owners or occupants of the subject property or of the present owners or occupants of the properties in the vicinity of the
subject property.

5.  I have no present or contemplated future interest in the subject property, and neither my current or future employment nor my

compensation for performing this appraisal is contingent on the appraised value of the property.

6.  I was not required to report a predetermined value or direction in value that favors the cause of the client or any related party,
the amount of the value estimate, the attainment of a specific result, or the occurrence of a subsequent event in order to receive my

compensation and/or employment for performing the appraisal.  I did not base the appraisal report on a requested minimum valuation, a
specific valuation, or the need to approve a specific mortgage loan.

7.  I  performed this appraisal in conformity with the Uniform Standards of Professional Appraisal Practice that were adopted and

promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place as of the effective date of this appraisal,
with the exception of the departure provision of those Standards, which does not apply.  I acknowledge that an estimate of a reasonable

time for exposure in the open market is a condition in the definition of market value and the estimate I developed is consistent with the
marketing time noted in the neighborhood section of this report, unless I have otherwise stated in the reconciliation section.

8 .   I  h a v e  p e r s o n a l l y  i n s p e c t e d  t h e  s u b j e c t  p r o p e r t y  a n d  t h e  e x t e r i o r  o f  a l l  p r o p e r t i e s  l i s t e d  a s  c o m p a r a b l e s

in the appraisal report.  I further certify that I have noted any apparent or known adverse conditions in the subject improvements, on the
subject site, or on any site within the immediate vicinity of the subject property of which I am aware and have made adjustments for these

adverse conditions in my analysis of the property value to the extent that I had market evidence to support them.  I have also commented
about the effect of the adverse conditions on the marketability of the subject property.

9.  I personally prepared all conclusions and opinions about the real estate that were set forth in the appraisal report.  If I relied on

significant professional assistance from any individual or individuals in the performance of the appraisal or the preparation of the appraisal
report, I have named such individual(s) and disclosed the specific tasks performed by them in the reconciliation section of this appraisal

report.  I certify that any individual so named is qualified to perform the tasks.  I have not authorized anyone to make a change to any item in
the report; therefore, if an unauthorized change is made to the appraisal report, I will take no responsibility for it.

SUPERVISORY APPRAISER'S CERTIFICATION: If a  supervisory  appraiser  signed the appraisal report, he or she certifies
and agrees that: I directly supervise the appraiser who prepared the appraisal report, have reviewed the appraisal report, agree with the

statements and conclusions of the appraiser, agree to be bound by the appraiser's certifications numbered 4 through 7 above, and am taking
full responsibility for the appraisal and the appraisal report.

ADDRESS OF PROPERTY APPRAISED:

APPRAISER: SUPERVISORY APPRAISER (only if required)

Signature: Signature:
Name: Name:

Date Signed: Date Signed:
State Certification #: State Certification #:

or State License #: or State License #:
State: State:

Expiration Date of Certification or License: Expiration Date of Certification or License:

Did Did Not Inspect Property

Vacant Land Page 2 of 2

02/10/2024

NY

45000008691

11/15/2023

David Allen

112 Berrill Ave, Waterville, NY, 13480

J49



SUBJECT PROPERTY PHOTO ADDENDUM

Borrower: File No.:
Address: Case No.:
City: St: Zip: Lender:

FRONT VIEW OF
SUBJECT PROPERTY

Date:

Appraised Value: $
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STREET SCENE
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112 Berrill Ave

J49N/A
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October 30, 2023



Borrower: File No.:
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COMPARABLE PROPERTY PHOTO ADDENDUM

Borrower: File No.:
Address: Case No.:
City: St: Zip: Lender:

COMPARABLE SALE #1

Sale Date:
Sale Price: $

COMPARABLE SALE #2

Sale Date:
Sale Price: $

COMPARABLE SALE #3

Sale Date:
Sale Price: $

N/A13480NYWaterville
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J49N/A
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4375 Saunders Rd

32,500

s06/23;c04/23

W Winfield, NY 13491

412 Curtis Ave

20,000

s01/23;c11/22

Eaton,NY 13334

5142 Parsonage Rd
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            Agency Use Only [If applicable]

Project:

Date:

Short Environmental Assessment Form 
Part 2 - Impact Assessment

Part 2 is to be completed by the Lead Agency.
Answer all of the following questions in Part 2 using the information contained in Part 1 and other materials submitted by 

the project sponsor or otherwise available to the reviewer.  When answering the questions the reviewer should be guided by 

the concept “Have my responses been reasonable considering the scale and context of the proposed action?”    

No, or  

small 

impact 

may 

occur   

Moderate 

to large 

impact 

may 

occur 

1.  Will the proposed action create a material conflict with an adopted land use plan or zoning

regulations?

2. Will the proposed action result in a change in the use or intensity of use of land?

3. Will the proposed action impair the character or quality of the existing community?

4. Will the proposed action have an impact on the environmental characteristics that caused the

establishment of a Critical Environmental Area (CEA)?

5. Will the proposed action result in an adverse change in the existing level of traffic or

affect existing infrastructure for mass transit, biking or walkway?

6. Will the proposed action cause an increase in the use of energy and it fails to incorporate
reasonably available energy conservation or renewable energy opportunities?

7. Will the proposed action impact existing:
a. public / private water supplies?

b. public / private wastewater treatment utilities?

8. Will the proposed action impair the character or quality of important historic, archaeological,
architectural or aesthetic resources?

9. Will the proposed action  result in an adverse change to natural resources (e.g., wetlands,
waterbodies, groundwater, air quality, flora and fauna)?

10. Will the proposed action  result in an  increase in the potential for erosion, flooding or drainage

problems?

11. Will the proposed action create a hazard to environmental resources or human health?

SEAF 2019

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔

PRINT FORM
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For every question in Part 2 that was answered “moderate to large impact may occur”, or if there is a need to explain why a 

particular element of the proposed action may or will not result in a significant adverse environmental impact, please 

complete Part 3. Part 3 should, in sufficient detail, identify the impact, including any measures or design elements that 

have been included by the project sponsor to avoid or reduce impacts.  Part 3 should also explain how the lead agency 

determined that the impact may or will not be significant. Each potential impact should be assessed considering its setting, 

probability of occurring, duration, irreversibility, geographic scope and magnitude.  Also consider the potential for short-

term, long-term and cumulative impacts. 

Check this box if you have determined, based on the information and analysis above, and any supporting documentation,  
that the  proposed  action  may  result in one or more potentially large or significant adverse impacts and an 

environmental impact statement is required. 

Check this box if you have determined, based on the information and analysis above, and any supporting documentation, 
that the proposed action will not result in any significant adverse environmental impacts. 

_________________________________________________ _______________________________________________ 

Name of Lead Agency Date 

_________________________________________________ _______________________________________________ 

 Print or Type Name of Responsible Officer in Lead Agency Title of Responsible Officer 

_________________________________________________ _______________________________________________ 

Signature of Responsible Officer in Lead Agency Signature of Preparer (if different from Responsible Officer) 

Short Environmental Assessment Form 
Part 3 Determination of Significance

        Agency Use Only [If applicable]
Project:

Date:

✔

The proposed project involves Waterville Cemetery's acquisition of a residential property with a dilapidated house 
on it and demolition of that house.  Eventually, the cemetery intends to develop this land as grave space, but it is not 
going to do that right now.  Cemetery use of land preserves it as open space.  By acquiring this parcel and 
demolishing the dilapidated house, the cemetery will provide several benefits to the community:  eliminating a 
potential attractive nuisance, ensuring that there will be no future development of the land, and creating potential 
future burial space that will help keep the cemetery from becoming a burden on the community.  There will be no 
negative impact on the environment or community from the change in ownership or demolition of the house.

New York State Cemetery Board January 9, 2024

Mark Pattison Chair

PRINT FORM
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